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Foreword

This analysis has been prepared for the assistance
and guidance of the Federal Housing Administration
in its operations. The factual information, find-
ings, and conclusions may be useful also to build-
ers, mortgagees, and othersconcerned wiEh local
housing problems and trends. The analysis does noE
purport to make determinations with respect to the
acceptability of any particular mort€lage insurance
proposals that may be under consideraEion in the
subject loca1ity.

The facEual framework for this analysis was devel-
oped by the Field Market Analysis Service as thor_
oughly as possible on the basis of information
available on t.he r,as of', date from both 1ocal and
national sources. Of course, estimates and judg_
ments made on the basis of information available
on the "as of" date may be modtfted conslderably
by subsequent market developments.

The prospective demand or occupancy potentials ex_
pressed in the analysis are based upon an evalua_
tion of the factors availabte on the ',as of" date.
They cannot be construed as forecasts of building
activity; rather, they express the prospective
housing production which would maintain a reason_
able balance in demand-supply r:elationships under
conditions analyzed for the 'ras of', date.

Department of Houslng and Urban Development
Federal Hor:sing Administration
Field Market Analysis Service

Washington, D. C.



FHA HOUSING MARKET ANALYSIS
PATERSON - CL IFTON -PASSAlC JERSEY

AS F APRIL 1 1

The Palerson-Clifton-Passaic, New Jersey, Housing Market Ar+:a

(HMA) is coterminous with the Paterson-CIifton-Passaic Standard

Metrolrclitan Statistical Area (SMSA) of Passaic and Bergen Counties.

The population of the HMA was estimated at 1'386,000 persons as of

April 1, 1969. Although the textile industry was of early importance,

the present eccnomy is characterized by a diversified economic

structure. In 1968, chemicals, the largest source of employment

in rhe manufacturing sector, accounted for only four percent of gotal

wage and salary employment. Paralleling the Erend in most oLher major

metropolitan areas, an increasing proportion of nonagricultural. em-

ployment in the HMA in recent years has been in trade, services, and

governmenE functions.

The rate of employment growth localIy declined during 1967 and
1968, and i.n-migration slowed somewhat as a result. New residential
eonstruction cluring those years was curtailed by a restricted noney
market, and there has been a sharp decllne in the number of vacant
units in the HMA during the last trao years. This decline has llnited
the choices available to prospective buyers and renters and has resulted

!! Oata in t-his analysis are supplementary to a previous FllA analysls
of the area as of April 1, 1967.
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in a greater utilization of the housing inventory, which, in turn,has had a limitinEl effect on rocal housing code Lnforcement'progr.rmg
and relocation efforts in urban renewal areas. The housing marfetin the HMA in 1968 was characterized by spir4ling sales plices ofbothnewandexistinghousesandrentincieases

Antici ted Hou Demand

Est Eed Annual Demand for New

Taking into consideratlon prospective household growth durlngthe ApriI 1969-April 1971 forecast period and inventory losses re-sulting from code enforcement and urban renewal progr€rms, it is
estimated that there will be a denand for 6r35o privately-financed
non-subsidized housing units annually over the next t* y.u.". rtis judged that market requlrement.s r^rould best be met if the annuallevel of new constructlon included 2r9oo units supplled as sales
housing and 3r45o as rental housing units. The foir"wrng table preeents
the estimated annual demand for non-subsidlzed new housiig in the
tMA and constituent counties during the next trtb years.

I
Paterson- CI i. fton - Pas s ic. New Jers . Housins Marke t, Area

Area

Passaic County
Bergen County

HMA Total

Sales Housins Rental Housing Total

900
2.OOO
2rgoo

950
2,5OO
3,45O

1, g5O

4,5oo
6r3fi

al Annual demand for privately-financed non-subsidized ner^r housing
premised upon econonic, demographic, and housing factors anticl-pated as of Aprit 1959.

In a housing market area as large as that whlch encompasses
Bergen and Passaic counttres, there is a considerable range of new
housing which could be constructed ln the area over a shorE intervalwlthout resulting in a houslng surplus. During 1967 and 196g, I re-ducEion in vacancles, increased conversion activity, and a more in-tensive use of occupied accolunodatlons partialry compensated for
an inadequate level of new constructlon in the Hl,lA. Given the current
vacancy siLuation in the HMA, it is apparent that construction of
neh, non-subsidized housing units during 19G9 and 197o.ra,ould have to
be above the 1967-1968 level just to accomodaEe new household forna-tions. 0n a longer-term basis, however, the production of new hous-ing at the levels shown above seems appropriate to mainEain a supply-
demand balance in t.he market. see table r for a distribution of de-
mand by sales price or gross rent and number of bedrooms.
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Occupancv Potential for Subsidized Housing

Federal assistance in financing costs for new housing for low
or moderate income families may be provided through four different
programs administered by FHA--monthly rent-supplement Pa\,ments prin-
cipally in rental projects financed with market-interesE rate mortgages
insured under Section 221(d) (3); partial payments for interest for
home mortgages insured primarily under Section 235; partial payments
for interest for project mortgages insured under Section 236; and
below-market-interest rate financing for project mortgages insured
under Section 221(d) (3) .

Household eligibility for federal subsidy programs is determined
primarily by evidence that household or family income is below esEablished
limits. Some families may be alternatively eligible for assisEance
under one or more of these programs or under other assistance progra$s
using Federal or State support. The potentialsl/ discussed in the
following paragraphs reflect estimates adjusted to indicate contin-
gent reductions because of housing provided under alternative FHA
or oEher programs. The occupancy potentials, therefore, are not additive. ?/

The annual occupancy potentials for subsidized housing in FHA

Progr€rms discuesed below are based upon 1968 incomes, on Ehe occupancy
of substandard housing, on estimates of the elderly pcpulation, on
April 1, 1969 income limits, and on available market experience.
The occupancy potentials by size of units required are shown in Eable
II.

Section 22LG) ( 3) BMIR. If f ederal funds were made available,
an average of about 1r45O units of Section 221(d)(3)BMIR housing
probably could be absorbed annually during the next tr,rc years.3/
Most of this occupaney potent.ial also canbe accommodated in housing
provided under Section 236 (to be discussed later). In April 1969
Ehere were four projeets of 898 units in the HMA insured under this
section of the National Housing Act. In early L969, occupancy in these

!/ The occupancy potentials referred to in this analysis have been
calculated to reflect the capacity of the market in view of
existing vacancy. The successful attarnment of the calculated
potential for subsidized hcusing may well depend upon construction
in suitable accessible locations, as well as upon the distribu-
tion of rents over the complete range attainable for housing under
the specified programs.

U Families with incomes inadequate to purchase or rent nonsubsidized
housing generally are eligible for one form or another of subsidized
housing. However, Litt.le or no housing has been provided under some
of rhe subsidized programs and absorpEion rates remain to be tested.

1/ At the present time, funds for allocations are available only from
recaptures resulting from reductions, wiEhdrawals, and cancellation
of outstandj,ng allocations.
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projects, which were completed in 1963 and L964, was nearly 95 percent.
An 8-unit project was under construction in April L969, and construct,ion
of three other small projecLs r^ras expected to begin in May Lg6g.

Rent - Su lement.
that there is an annual

Under the rent-supplement program, it is estimated
occupancy potential for 1r150 units. A1l famiLies

in the HMA eligible for rent-supplement payments'are eligible for public
low-rent housing. rn April 1969 approximately 3o households in the
HMA were receiving rent-supplement payments. The public low-rent
housing inventory in the HMA ccnsisted of approximately 3r91o units
in April 1969, including Lr'22o units designed specifically for elderly
Pgrsons.

Section 235 Sal es Housins. '-to dat,e, no interest has been expressed
in this Program in che HMA. Because of land, construction, and develop-
ment costs that prevail in Bergen and Passaic countiep at present, it
is likely that few, if any, new liomes can be built to sell within the
mortgage limits established under t.his program. Because of these )

factors, an occupancy p:tent,ial for section 235 sales housing has not
been delinealed.

Section 236. Rental Housing.' Under this section, the annual occu-
pancy potential in the HMA is estlmated at L1725 rrnits under exception
income lirnits. As of Aprll 1969 no housing had been provided under
section 236; however, tu,o projects containing a total of 27g units
had been butlt under sectioa 2r)2, housing for the elderly. The project.s
were completed in 1967 and 1968r and as of March L969 alt of the unirs
in both pro jects \^/ere occupied. Almost al 1 of the elderly persons
eligible for Section 2O2 housing are also eligibl.e for accommodations
produced under secrion 236. In April 1969 ali applications under
Section 2o2 ,uere being converted t.o Section 236 processing.

Subnarket Occu Po tent-ia1

The occupancy potentials shown in table II may be distribuced be-
tl^Ieen Passaic and Bergen counties acccrding to the pattern presented
in the following table. The dist.ribution *as based on 196o census
data, and has been adjusted to reflect post-1960 marketing experience,
estimates of the elderly population, and income limits ",rir.r,ily i.,effect in ttre HMA.
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Pe-rcTtag'.:. l)i s t.ri!,u!i,fU-l i, rife 0ccu1 a IrC r,, i)i: i: r:nti. aL
For Subsidized Rentai (ousins h Subr,rrke i

Paterson-C1 i f t-on -Passa:'_c . Nr:w .Jersey. Housins Markei i\rea
Apri l- 1 1969 r<-r Apri I i 1.97"t

Sub,ular:k tr t

Be,gen Ccunty
Pas sa j. c Ci:rrrn ty

Ilitl!- tc tal

Rent - suppl emenr.
ac commodat i.o rr,s

43%

57
10o%

Renlal housing,
Section 221(d) ( 3)

Iieiita.'l- hcusi ng,
Section 236

397"
62

100%

t,101

Lc)7"

lhe Sal-es Market

Vacancy levels have been lorv:irr the sales market in Bergen enriPassalc counties in recent years. The sales vacancy rate was o"gp€rrcenl in April 1960 and was esiimtrted to have declined to a verylow 0.2 percent in ApriL 1969. The clecline in vacancy has paralletr-eeithe cieclining level of new single-family construcEion and is ref!ectedin the rapi.d appreciation of sales prices for both new and existing
hc'mes. Only a few subdivisions in the FIMA offered new houses priced
below $25rooo in 1968, and local sources estimate that over one-haLfof all single-family houses built in the HMA in 1957 and 196g werepriced above $35,ooo. The comparaLively high level of sales pricr:stirro.ghor-rt f-he HMA, reflecting rapicity-risilg IancJ, developrnent andfinancing costs, likely will preclude the utilization of Section 2lJ5financing" with the tight markeE conditions that have prevailed in
recenL years and the dirninishing suppiy of vacant land, speculaEive
neT^' construction in the HMA continues to be a minor factor in t.he
market.

Over tvro-thirds of all single-family homes built in the HMA overthe 1960-1968 period were rocated in Bergen county. rn recent years,
new cor)sLruction in this county has been concentrated in such areas
a.s Franklin Lakes, Mahwah, paramus, and Fairlawn. Recent market elx-perience in Fairlawn is indicative of trends throughout the HMA. Inearly 1969 the FHA surveyed subdivisions in this area in which 24c)
houses had been built in 1968, including 50 houses priced between
$30,OOO-$35,OOO and 19O houses Lticed "i $:S,OOO and above. None of
t-tre se houses was unsold in January 1969. rn passaic county, new con-atruction in recent years has been coneentrated in Ringwood, Wesl Mllford,!'{anaqtie, and wayne Tcwnship. rn 195g, west Milford was one of the fewareas in ttre HI'{A which had new sal+s housing priced below $25,ooo.

The r-:ommunities mentioned in the preceding paragraph likely will
accoulrt for the bulk of new sales housing during fO6i and 197O tecauseof thc availability of land for tract developments. Table r presents
i.hi,: r.ii,si"r:ibui_j-on, b,v price c1ass. of the ZredO single_family irouses
exirerctelci to be airsorbed annually in Bergen and Passaic Counties cluring
t.he Apr:11 i969-Apri i 1971 forecasr period.
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The Rental Market

The comparatively low, Ievel of, apartnent construcEion during
1957 and 1968 and the contlnued increase in the number of renEer
households has resulted in a very low level of rental vacancies
throughout the HMA. At an estimated 1.1 percent, the rental vacancy
rate in the HMA in the spring of 1969 was at a Post-196o low. An
FHA survey in March 1969 found an occupancy ratio of over 99 percenE
in projects insured under Section 2O7 and Section 608 of the National
Housing AcE. The survey covered nearly 5r8OO uniEs in varled locatlonst
rental ranges, and structural types, and was judged to be rePresentatlve
of occupancy experience in the many conventionally-financed project,s
in the Ewo counties. Occupancy in the four Section 221(d) (3)BI'{IR

Projects in Ehe HMA was nearly 96 percent in the 9OO units surveyed
early in 1969. Another indicatlon of a strong rental market is that
rental occupancy in the HMA was not adversely affected in 1968 despite
a series of rent increases ranging from about $1O-$I5 a month in Ehe

older garden apartments to as high as $75 a month in prime rental
locations.

For the pasE several years the bulk of the multifamily construc-
tion in Ehe HMA has taken place in Bergen County. In this subrnarkett
high-rise construction continues to be concentrated in the Fort Lee
and Hackensack areas. Monthly gross renEs in developmenEs under con-

, struction in Fort Lee in the fall o'f 1968 ranged from about $180-
$22O for efficiencies, $22O-$3OO for one-bedroom units, and $325-
$5OO for troo-bedroom units. Rents in new projects in the Hackensack
area are somewhat lower at about $165 for efficiencies, $175-$225
for one-bedroom unitsr €lnd $23O-$3OO for two-bedroom units, plus
utilities. In the Ridgewood and Teaneck areas, garden apartnents
under construction in the spring of 1969 had rents approximating
the monLhly rent.al-s in Ehe new elevator projecEs in Hackensack.

Although current occupancy experience in Passaic County approxl-
mates that of Bergen Countyo a few projects in the cities of PaEerson
and Passaic have experienced problems in recent years due to lengthy
rent-up periods. Despite good occupancy experiencs in April 1969,
these projects, which are in neighborhoods subject to changlng deuro-
graphic patterns, conEinue to experience a comparaEively high rate
of turnover in occupancy. In contrast to the rental experience in
the central cities, the FHA survey of March 1969 reports excellent
occuPancy in projects located on the fringes of the cities and in
suburban Passaic County. The leve1 of new multifamily construction
in the county has declined in recenE years; the decrease in the
central cities has been especially sharp. In April 1969 only one
large multifamity projecE was under construction, a 27S-unit develop-
ment in the suburban community of Llttle Fa1Is.



Economic, Demograptr ic. and Housinp Factors

The anticipated demand for an average of 6,35O new nonsubsidized
housing units annually in the Paterson-CIifton-Passaic HMA during Ehe

April 1969-April 1971 forecast period is predicated on the following
findings and assurnpEions regarding employment, income, demographic
factors, and housing trends.

Egglo>,rnent. As shown in table III , nonagricultural wage and
salary employment in the HMA averaged 46217OO in 1968, an increase
of 8r5oo over the average for 1967. The rate of employment growLh
in the area has decelerated during the last two years. Generated
in part by the Vietnam conflict, increases in wage and salary employ-
ment averaged 19r550 annually between 1964 and 1966. The 1967-1968
increase in wage and salary employment aPProximated the 1963-1964
gain and was the lowest annual increase in the HMA since 1960-1961.

Increases in manufacturing employnent accounted for more than
two-fifths of rhe 1964-1966 gain buE only a little more than one-
tenth of the 1966-1968 increment. The fastest growing industrj-es
during the mid-1960's--chemicals, fabricated metals, nonelectrical
machiner-y, and instruments--added only 1rlOO additional emplcyees
between 1966 and 1968. OnIy one manufacEuring industry (food products)
added more workers during 1967 and 1968 than in the preceding ttxr-
year period. In recenE years, employnent, growth in the Paterson-
Clifton-Passaic artra (over four-fifths of the 1966-1968 incremenE)
has been concentraEed in Erade, servicesrand governmenE.

The New Jersey Employment Service rePorts that the rate of unem-
ployment in the IIMA averaged 4.2 percent in 1968, equalling the lowesl
avera€ae annual rate in the area in the last ten years. Sj.nce the
rapid employment growth began in the area in L964, the number of un-
employed persons has deciined to fewer than 25,OOO and the ratd of
unemployment has been well below 5.0 percent.

It is judged that economic growth locally during 1969 and 1970
will ccntinue at a rate well below that of the mid-196o's. Over-
all, an increase in wage and salary employment averaging 1O,OO0 a
year during the next two years roould appear to be a reasonable expec-
tation, with about 9O percent of the increase (9,OCO jobs) expected
in nonmanufacturing. Although manufacturing emplo)ment in the area
increased by an average of 216OO annually during the last ten years,
roughly 6O percent of the increase occurred between L964 and L966.
Excluding the incre-ases in manufacturing employment during the mid-
196Ors, the gain during the last ten years qrruld have averaged
1r5O0 a year. An increase in nonmanufacEuring jobs of 9,OOO annually
during the next two years would approximate the annual rate of growth
over the last decade. Reflecting a continuation of recent trends,
it is anticipated that most of Ll're nonmanufacturing gain wil1 be in
trade, g()vernment, and services.
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Income. After deduction of federal income tax, the medlan annual
income of all families 1n the Paterson-Clifton-Passaic area was esEimated
at $1O,1OO in April 1959, and the medlan income of renter households
of tr.vo persons or more was $8r3OO. It is antlclPated that, by 1971,
these medians r"ould rise to $1Or650 and $8'75O, respectively. See table
IV for distributions of families and renter households in Bergen and
Passaic Counties by annual after-tax income as of April 1969 and April
L97 L.

Population. The HMA populatlon l^ras estimated at 1r386'OOO Persons
as of Aprll 1, 1969, an lncrease of 37,OOO (18,500 a year) since Aprll
1967, Population growth wa,s somewhat hlgher between April 196O and
April 1967 (23,15O yearly). Over 70 percent of the populatlon growth
since 1960 hss been In Bergell County. T,he level of populaEig_n in the
cenEral cities has stablllzed in recent years because there is a lack
.of Iand avallable'for new reiidential construction. For populatlon
changes in varlous submarket areas since April 1960, see table V.

The declining rate of economic growth in Bergen and Passalc
Counties in 1957 and 1958 resulted in a decline in the number of ln-
migranEs, but a declining birth rate has been chiefly responsible
for Ehe lower rate of populatlon growth in the HMA in recent years.
The number of resident deaths has remained fairly constant. The
resultanL natural increase (resident births less resident deaths)
was 131650 in 1960 and 12'OOO in 1964, but declined to an estimated
7,25O in 1968.

During 1959 and 197O the rate of in-migration is expected to
be somewhat lower than ln past periods because of an antlcipated lower
rate of employment growth and the birth rate in the HMA is expect,ed
Eo continue to decline. Based on these factors, the population of
the area is expected to increase by an average of l7r5@ persons
annually during Ehe April 1969-ApriI 1971 forecast period, with nearly
three-fourths of the gain expected ln Bergen CounEy. As shown in
table V, this is a lower rate of populatlon growth in Ehe HMA than
that of earlier periods in the 196O's.

Househo ld s 0n April 1, 1969, there were an estimated 421'6o,0
households (occupied houslng units) in the HMA, an increase of an
average of 615OO a year since April L967. As shown in table Vr virtually
all of the increase ln Lhe number of households during 1967 and 1968
occurred outside the central cities. Based on anticiPated popnrlation
increases and a small change ln the average household size, lt is estl-
mated Ehat household growth ln the Hl,lA wl 11 average 5r85O a year and
reach a total of 433,3OO by April 197L.

Housing Inventory. As shown in table VI, there were an estimaEed
434rOOO houslng unlts in the HMA as of April 1, 1969, an increase of
11,OOO (5,5OO a year) above the April L967 inventory of 423,0@ unite.
ReflecEing demolitions and a low leveI of new residential constructiont
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there was a neE decline of 125 unlEs in tlie central cities between
1957 and L969. Since 1960 nearly 7O Percent of the increase in the
HMA housing supply has been in Bergen County. ReflecEing a lower
volume of residenEial consEruction, an estirnated 2r750 units (5OO

single-family and 2r25O multifamily) were under constructioi: j.rr the
HMA in April L969. In April 1969, 780 single-famitry houses and 2,87O
unit,s in multifamily strucLures vJere under construcEion.

As measured by building permits, residential construction in
the HMA has declined rather sharply since the mid-196O's. From a
posE-1960 high of 9,15O units in 1964, the number of units arrthorized
declined to 7t275 in 1966, then to an estimated 5ro5o in 1968, a ten-
year low. The decline in new consEruction between 1964 and 1966
apparently was caused by the need to allow the market time to absorb
the large number of vacancles in new multifamily projects. Although
the market uas in reasonable balance by the end of 1966, the relatlve
scarcity of funds for mortgage and construction loans cont,ributed
to the furEher decline in new construction during 1957 and 1968.
Single-family construction in the HMA has declined conEinual ly in
recent years to a post-1960 low of 2r35O units authorized during 1968
(see Tabte VII). The 2r7OO units in multifamily structures authorized
during 1968 atso was the lowest annual total in recent years, and was
a decline of more than 5O percent from the 1964 peak of 51525. New

construction in Ehe cenEral ciEies has accounted for a negligible
proportion of the building volume in the HMA in recent years. The
decline in the construction of sales housing over the last several
years has led to a slight increase in the proporLion of renEer
occupancy to an estimated 36.3 percent in April 1969. All residential
construcEion in the HMA is in areas covered by building permit systeas.

Vacancy, Based on a March 1969 postal vacancy survey and on
other vacancy data, there were an estimated 2r35O vacant housing units
in the HMA available for sale or rent as of April 1, 1969, including
65O units for sale an<J 1r7OO for rent. These units represent vacancy
ratios of O.2 percent and 1.1 percent, respectively. Although house-
hold growth in Bergen and Passaic Counties has slowed in recent years,
Ehe conparatively low level of new construction during L967 and 1958
has led to a subsEantial reduction in the number of vacanE units avail-
able for sale or rent since the spring of. L967. Vacancy trends since
1960 in selected submarket areas are shown in table VIII.



Table I

Est j maLeC Annual DemanJ i-t,r N ew Sales Ilclusins
Pnt:erson-C1ifton-Pa ssaic. New -Ir:rsev. Housing |terket Afea

4pg:!_lr__15s__!9_ igdi 1, 1971

Passaic Count Bersen Countv
Nurnber Percentage
of units distributlon

$25,

-A-e.lss--P.4.s

Number
of units

900

ercentage
di s tr i brLt ion

ijtrdr:f $ 2 5 ,000
2'1 ,499
29 ,L)99
32,499
'34 ,999

85
295
225
110

70
95

()0

50
UO

27
.10

32
/):
.) )

0-
0-
0-

9

33
25
t4

8
l1

10()

100
480
620
360
160
280

2,000

5
24
31

18
8

1!-
100

,500 -
,00C and uzer

'1.'o t a I

Dstimatcd AnnuaL I;emand for New Rental Ilousing
?.irter:son-Cl i.f ton-Passaic- New Jerset. Housinp Market Area

Aoril 1- 1969 to Aoril l- 7971

Passnic C olrnt v

ii i:tic iency

$l3o
l4 tl
l5()
165
1.80

191
210
225
.r50

- $1:te
- i1!,
- i64
- 179
- t94
- 2-09

- ).'+9

and over
I<; tii 1

2 rjt)

i35

50
25
L5

70
55
35
20

25
15
l0

)\ionrhly
gross renE ai

Monthi v ,
a\tgr()rS rent *'

4
'l t)

20
l0

One
bedroom

500

1'wo

bc drcrorus

300

870

'.llhrec 0r more
bedrooms

50

30
15
10
10
20
85

120

100

IJ!.rqerl CountY

ir30
ilri)
I50
l(i5
i iJL)

195
't l0

t? 50
?.7 5

Jfi')

$1:je
l4()
I6!+
).'l ()

I L r,/.

209
't1/.

)4\)
': '1 ,t

'299

20;
150
t45
115
105

85
60

I ()0

blJ
/,<

l0
l5

)7\
255
2 ()u

L5i')
i10
iJ5
55
r+ (.)

_JJ
1',29\

an i'l

l'olaL

a I (.ir.rss renL

250

is sirelter rent plus the cost of a1l uti Iities.

() i.:Lr .I.



Table II

Estimated Annual Occ u Po tentlalfor PrivateIv -Flnanced Su bsidi zed Rental Houslne
Paterso n-Cl i f ton-Pas saic Jer Housi Market AreaiI 1 L969 11 I 1

Number of unit,s

Size of unit

Effi ci ency
One bedroom
Two bedrooms
Three bedrooms
Four or more bedrooms

To tal

a/

Faml l ies Elderly Fami 1 ies
t-su emenf tion 235 housi

81der1v

;
t45
60
80

L,4L5
535 2g;

1r280
790
2@

4&
410

850325 1,950 2r5OO

rn general, individuars and famiries eliglbre under this programare eligible for Section 235 housing. Tile occupancy poEentialis based on except,ion income limits (9O percent of Section ZZI(d)(3)BMIR income Iimits.
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i+ai::ri. c+t eC rne ta1 s
NcneJ-ectr" ical machinery
Eicc lric*.1. machinery
Transpor-"ret ion equipment
Lnstruments and r:elated products
Sther durable goods

Nonciur:atr l- e goods
Food products
?exti. 1e prcducts
Appa':"el
?aper prodrrcts
P::inling and prrblishing
Cl",enrir,:al, produc t s
Petri;1eurn "refining
Rubber and plastics
Lea iirli products

Nonmanu fa c turing
Mi-ning
Contract construction
Transpc::t.atiori an<i utilities
[,lhnlera 1e anrl retai-1 trade
Fii: " , ins, , arrd real es tate
Services
G*ver rtulent

8"7.5
4.9

14"5
'1,2.7

L4.2
.12 

"4
18.3
1n r{

94"2
L0.2
13.5
L7 .5
8.7

11" .4
18"9
0"5

1L"1
2"4

4.0
Lt+ "6try o

1.k "3
L2,6
LE"5
i_1" 6

ru.rt
1X..0
l_3.5
L6"9
8.5

12"L
19 "4
0.5

i1" 2

L"J

er.j
L0. 6
L3 "7
L6.9
8.9

\2.2
L9 "7
0"5

10.8
2.3

270.6
a.4

2L"L
25,0

104. O

15.3
60. 6
44"2

259.9
o.4

22.5
23 "g
98. 6

t4"5
58.0
4L.9

api_
0"3

2l-.g
25 "0

1O8. /+

15"8
61" 5
45.8

{/ ?::erl i.rninary,

Source: i{ew .Iersey Division of Planning ancl Research.



Percent

Table IV

ee Distributl on of A11 Fami lies and Renter Households
bv Eet lmated Annual After-Tax Income

Paterson- 1 I fton- P New t Me

ALl famil i." 3/
Annual

after- tax income
Passaic Countv
te6e LeJL

66
43
44
76
87

109

Bergen Countv
L969 L97L

total
t969 L97L

HMA

Under $3,
$3,000 - 3,
4,000 - 4,
5,000 - 5,
6,000 - 6,
7,000 - 7,

000
999
999
999
999
999

2

2

2

3
5
7

3
2

3

3
6
B

4
2

3
4
6
7

4
3
3
4
7
8

6
4
5
6
9
11

L2
9

L7
9
9.

3

13
9

L7
9
9

8r000
9r000

10,000
12,500
15,000
20 r 000

- 8,999
- 9,ggg
- \2r4gg
- L4,ggg
- Lg,ggg
and over
Total"

13
8

L7
10

9

_L
100

1L
9

L9
10
11

5
100

9
11
1B
13
13
11

100

B

1L
I"9
t4
L4
L3

100

L2
8

18
L2
13

9
10
18
13
L*

$1"0,650 $11,200

ter ltouserrords !/
Bergen County
L969 L97L

3

100

$8,750

L2
L1
18
1,0

1"0

4.

100

B

100

$10,too $10,650

t
L969 L97L

7

4
5
I

10
13

11
9

15
9
7

2
100 100

$8,300 $8,750

_19
100

AnnuaL
after-tax income

Median $8,875 $9,:50

Passaic Countv
L969 t97L

Under $3r000
$3,ooo - 3,999
4,000 - 4,999
5,000 - 5,ggg
6,000 - 6,999
7,000 - 7 ,ggg

8,000 - 8,999 11 11
9,000 - g,ggg g g

10,000 - l2,4gg 13 L412,500-t4rggg 5 715,000-L9,999 4 5
20,000 and over 1 1

Total 100 To'o'

Median $2,:oO $7,675

a/ Includes families ef two persons or more.b/ Excludee one-persons renter houeeholds.

Source: Estimated by Housing Market Analyst.

9
6

7

10
13
13

8
5
7

9
0
4

1

1

5
3

5
7

9
11

5
2

4
7

8
9

$9,250



?able V

.J]spg}-tl]Jfg and .IlousehoLL :Qhanses
Paterson-Clifton-Passaic " New Jersev- Ho US ine l'{arkeL Area

April 1. 1960-April 1. 1971

iwerage anfiuol, chanses

Ar:ea

PopulatLon

l11,lA totat

April i,
1e 9-c

April 1,
1967

April 1,
L969

April 1,
. L97t

l-960-
t9 67

19 67-
1969

].969-
L97L -

+ ^450- r50

1r186r873 1r349r000 1,386r000 1,421-,000 23ri-50 18r500 17r500

Passaic County
Paterson
Clifton
Passaic
Remainder of County

Bergen County

Households

IIMA total

Passaic County
Paterson
Clifton
Passaic
Remainder of County

406, 618
t43,663

g2 ,084
53,963

12 6, g0g

L25.926
46,L07
25,474
18,228
36,1L7

455 .800
L46,450
87, 650
54,7 50

I 66, 950

L42.600
48,550
27,600
Lg,25o
47 ,2OA

465.700
146,2Ao

87 ,700
54,40O

t77 ,4OO

146. 100
48,600
27,800
1-9 r 200
50,500

47 4.QoO
145,900

87 ,700
54, 100

18 6,900

149.100
49, 600

,900
, L5o
,450

7 ,025
400
795
110

5,720

4.950
- t25

25
- t75
5,225

- 150
l' -7 \f

790,255 893,200 920,300 946,4O0 L6,L25 13,550 i-3,050

356,504 408,600 42L,600 433,300 7 ,445 61500 5,850

1 qrin

27
19
53

2.385
350
305
145

1,585

1.750
,\

100
_25
1, 650

50
- J)

Lr475

Bergen County

Sources: l-960 from U"S" Censuses of PopulaEion and lloustng,
Lg67, 1969, and 1971 estimaEed by Housing Market Analyst,

230r578 266,000 275,500 284,200 5,060 4,?50 4,35t)



The

Table VI

Inventc, nure and ToT an 1'rend s
Paterson-Cli f Lon-Passaic . New Jersev. Housi np Market Area

April 1. 1960 - April 1. 1969

sa. 1c

Da te

April 1 19 60

ToLal lror-rsing inventory

Total occupied units
Owner- occup ied

Percent owner-occupied
Renter- occupied

Percent renter-occtrpied

Total vacant units

April 1 L967

Total housing inventorv

Total occupied units
Owter- occtrpied

Percent owner- occupled
Ren te r:- occupied

Percent owner-occupied

Total vacant units

48 ,371 25,966 18,792 4l ,262 l34,3gL 236, 696 37L,087

125,926 230.578 356-50L
67,436 165,893 233,3L9

City of
Pat erson

City of
CLifton

City of
Passaic

Remainder
of county

Bergen
Total Countv

IN',IA

toral

46-&l-
L6,027

34.7%
30,086

65.3'./

50,5 75

48. s50
15,750

32.4./"
32 ,900

67 .6%

48. 609
15,700

32.37
32,900

67 .7"/"

25.414
16,7 63

65.8%

27,975

2.7 .600
i7 , r'50

64 .3"1
9,950

35.7%

2 7 .800
17,g5O

64.6%
9,850

35.4%

19 ,975 52,575

18.228
5, 6gg

31.27"
L2,540

68.8%

191250
5, 650

)a./,o/

1 3, 600
70.6%

19.200
5,625
29.3%

13 ,57 5
70.7%

lqlu.
29,964

80.2"1
7 ,153

L9.8%

47 ,200
3 6,550

77.4%
10, 650

22 .6%

50,500
38,525

7 6.3%
IL ,97 5

23.7"/,.

B, 711
34.27,

53.6"/.
58,490

46.4%

7t.9% 55.4%
64,695 L23,L85

28.L7" 34.6%

151,000 272,OOO 423,OOO

L4?.600 266. 000 408. 600
75,700 195,900 261 ,60;,053.r% 69.9% 64,0%
66,900 80,100 147,OOO

46.9% 10.t% 36.0%

2,264 492 564 5,It+5 8,465 6,118 14,583

1 1. I 69:.

2,025 375 625 5 ,375 8,400 6,000 14,4oo

50, 500 28, 100 I g, 700 55,4.00 L53 ,7OO 280, 300 434,000

149. 100 275.500 42t.600
77 ,8O0 190, 600 26g,ioo

53.3% 69.2% 63.7%
68,300 84, g0o 153,200

46,7% 30.8% 36.3%

l, 900 300 500 4,900 7,600 4,900 L2,4OO

Total housing inventory

Total occupied units
Owner-occupied

Percent owner-occupied
Ren ter- oc cup ied

Percent renter-occupied

Total vacartt units

Sources: L960 from U.S. Cersus of Housing.
1967 and 1969 estimated by Housing lularket Analyst.



LTnit

Table VII

lh,:r b Btri Pe

Pate-rson *Cliftou -Passai c- Ne** Jers ev Housin e llarke t Area
Annual Toi.ats. f 966- 19 68

Area

lttlA Total
Single- familY
MultifamilY

19 66

7.278
2 rV74
4,5A4

L.67 5
952
723

92
4

7957

5.490
2 ,60L
2,BBg

1. 603
846
757

5

19 68

5 .050
2 1350
2 1700

1.050
850
200

Passaic CountY
Single- familY
MultifamilY

City of Paterson
Single- familY
Mul ri familY

City of Clifton
SingLe- f aruilY
MultifamilY

City of Passaic
Single- familY
MultifamilY

Remainder of CountY
Single- familY
MultifamilY

Bergen CountY
Single- familY
MuLtifamiLY

1825

119
64
55

159
L

158

I "305
883
422

5j-_603
L1822
3,781

L

:

20

10
3

7

8B

149_
B6
62

t.420
752
668

3 .887
1r755
2, 132

2
r.6

L19
43
76

910
802
108

4.000
1r500
2 ,500

Sources: 1966 and 1967 from U.Sn Bureau of the Cerrsus, Constructton Reports C'4C)/42"

1958 estlmated ly uousrng Market Analyst, basec on rJata ohtained froin the u'sn

of the Census and t-he l{ew Jerseit Eepartment of La'bor ancl Industry"
Bureau



I';:ble VIlI

llllgnli, in.VacAncty
.Pp!*_,ir::.:li:!.l.f IrlUPa-:.saic,_ J,tew Jersey.-jlg.f.lg__Uaf}S.l Area

A il 1 1 96Q

ili1c.r.iu,r: ;
c:hars.,:{:r.;:-i sr:

Ci Ly of
Patersorr

ril l

ty of Cit1,'
assaic Counl-

n r HMA

i-..: Cl"ifton Passaiq of County Total
Bergen
County rq!sl

. Or"

75
.92

,1qn
650
0.2%

1, 700
r.r%

Atlr-U- ]- -,i.]-i,r,,: i

Tol.a I r,'ac;-:L:i ulli r.;

4n:i1-.1",* l-I,Z-:-

.'^' ,r:r i'l ir l.'1 e v:tc i::r L i.llri t s
.jtor sa.I r:

ilura0r,fT.)i:r !iacancy :.-ate
i:'il,:.I.li.i

iir.ni ll vai:ltnc\7 r'itl{,

'J,)6!r

-1J4-l

/, o)

283

375

150

300

564

1()ri-18

0 " i',.
J!/
'> i \oi

625

5,745

595

8,465 6,119 14,583

2.949
1, 391

n oo/

1,558
2.4%

8,400 6,000 14,400

1. 550
1,67 5

2,396 5.-1€.
L,977

0. 8%

3, 369
2.7%

9,238

9%

o%

0
Iro

:l

B7

36

131
0. B-Y(

L52

5

0
8

3

85

10I

350
1 )ot

245
3,3%

(li l,,t' Va(:iinL urtj. t.s-.:/' 1,141 209 1 (r9 4,550 6,069 3, 1 69

ToLai vacar;t urrits

L ,-l-i. :., ., .,.:ilr.i

'I,rl ::'l .r:lairltl i-i!)i. iS

Aira :.i.al:il. vi.i/.tiln i rin i i's
,tj,:, ;;: t .:

i}<;;-]ler:)\,/lir)I 1ii'ri'.r JtC-!i I'ir I e
I lt ,r'r','t I

l ititi... \rii\',rti(\,, frJlC

l) tlt,,,,' v.,ti:-,tri,-ri:i f_:;:/

2 ,O25

800

5,375

72s!-sa,
25

O , !+7.

'\2 s
3.07

175

:100

2,425
l, 100

o.6'/"
L,325

r.6"t"

1.10p
475
a.27"
62s
0.7%

0. _s7

725
2 -:t."i,

400
r,L7
325
1 r\"/

1C

a.4"i.
15

0. t]%

I 1)\

575
o.8"t

1,550
) ').ol

0
2rg

1

r ,2 )5 225 4 , 650 6,27 5 3 ,57 5 9, 950

1,900

b5L)

500

300

4,900 7,600 4,g00 L2"40A

L,'a.i {rri ir,, v.:r;:r: Lir:.i1,s
li'r l: s,rl,'

H.rni.. ir lr tl i: r 1,, :l u il}:l (i ,)i i' rr f e
fr,:.- :: i:ti I

l:ir,ri i-aL !'aa"lnc"f 1-atci

Ui.l1{tr, viicc,,t rrl-i: t-si]-1

(1 .3"1
o{)i)
1. 871

2i:
o " !:/"

2 "o"t

75
25

0 "77"
50

0.5"a

t2\
?5

0.2"1
150
1 )"!

1.250
175
0.2%

1,075
t "5%

i,250 225 4,675 6,350 3,700 10,050

vacantii r lrr.r I

i)i li:

;:;,s. t -i-

:'i.':rr . ii'ri;:i,i.rtr,,rr unirs. uni.t.s rented .).r sold ancl atu:i.iting occupancy,.,::-l:. rrnil-s, -:irrl rrnits ire.l rl of.i fh.: nrarket.

r iii-'it rr:ti: r i.t"Ll., (,enSriS i:f ,iioi-.isirr;.
tf)h7 ,rrrri :t),J j :).,l' jrrriri.t_.ci hV Hi,usit-tg lvlarl<et, Analyst.
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